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V. THE PRELIMINARY PLAN: POLICIES AND STANDARDS

The intent of the New Jersey Development and Redevelopment Plan
is outlined in the following pages in a series of policies and
standards addressing statewide concerns within specific
management areas, and concerns common throughout one or more of
the eight tiers.

STATEWIDE POLICIES

Major State, infrastructure lmprovements will be approved and
funded where they support and realize the objectives of the
Development and Redevelopment Plan.

Infrastructure shall be provided as follows;

*Within growing areas, private development will
pay its own way. -Assistance will be provided for
infrastructure

improvements within urban areas. -No
assistance will be provided to any area in

which growth is exceeding limits established

in the plan for that tier.

Major mixed use centers shall be established, and shall include
employment and housing, at locations to be determined at the
State level.

STANDARDS

While the Development and Redevelopment Plan can accommodate full
projected growth for the State in Tiers 1-5, Urban Centers, Older
Suburbs, Growing Suburbs, Freestanding Towns, and Planned
Urbanizing Areas, it provides for the accommodation of some
growth between now and 2010 in Tiers 6, 7, and 8, Future
Urbanized, Agriculture, and Conservation subject to the policies
and standards set out 1in this plan.

Standards to be developed for the various tiers or policy areas
in the plan are intended-to set limits with regard to densities
and intensities of use in each area. These limits are intended
to be supportive of the purposes of the plan for each tier or
policy area, as well as responsive to the various specific market
conditions within each tier.

Tier 1 Urban Centers

Within Urban Centers, density and intensity standards shall
respond to the following considerations:
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a) In older "downtown" areas densities should be high enough to
permit development of major new neighborhoods and communities
on high cost lands in central locations in areas of greatest
accessibility and highest amenity. A mix of high density
residential uses with office and retail uses will be encouraged
to foster in so far as is possible, location of residences near
work and shopping places within such areas.

Densities must be sufficiently high to foster major private
investment requiring as little as possible public subsidy. They
must also be sufficiently high to support special amenities such
as jitney or ferry service and structured parking, as
appropriate. Intensity of office and retail uses should be
sufficient to accommodate major employment and shopping

centers. Typically such areas would be adjacent or close to a
major development node including within it a commuter rail
station and/or highway interchange.

b) On the periphery of older "downtown" areas there are
extensive areas formerly occupied by manufacturing
establishments and low-rise housing which housed the workers for
such establishments. Because of their distance from special
downtown amenitiles and major transportation system access
points, land costs 1n these areas are considerably lower than
in the most central locations. Their location adjacent to
"downtown" has led to private reinvestment and renovation for
residential use in some areas, while other areas have
experienced deterioration and abandonment. Densities in these
areas should be sufficiently high to encourage private
reinvestment, but should reflect the much, lower land costs in
these areas. Furthermore, densities should be sufficiently low
to assure that availability of light and open space to each
dwelling unit constitute the amenities associated with lower
density residential living. Typically it may be expected that
in residential redevelopment, densities may be lower than that
of previous uses, and low-rise rather than mid-rise dwellings
may be encouraged.

c) Intensities of non-residential uses should be defined so as
to encourage continued use of existing manufacturing plants and
adaptive reuse of such structures for other economically viable'
purposes, and to encourage retail services of to serve
residential uses in the area* At the same time, intensities
must be limited either in terms of floor area ratio or through
performance standards or both so that future non-residential
uses 1in these areas do not cause a diminution in the quality of
life in such areas.
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Tier 2 Older Suburbs

Within older suburbs, the intent of the plan is to stabilize
existing neighborhoods and communities. Density and intensity
standards in this tier shall therefore respond to the following
considerations:

a) In support of a policy of stabilizing such areas residential
infill will be encouraged in older suburbs at densities and in
dwelling unit types compatible with existing residential uses.

b) In recognition of changing household sizes in these suburbs,
an increase in smaller higher density residential dwelling
units will be permitted on sites in these areas meeting minimum
parcel size and other standards designed to minimize adverse
effects of such development upon neighborhood and community
stability. Such criteria should include location at and near
nodes along rapid transit corridors.

c) In this tier, conversion will be permitted of single family
dwelling units 1n excess of a given size to incorporate
auxiliary dwelling units for older persons.

Tier 3 Growing Suburbs

Growing suburbs are typically served by the full range of
community services. The intent of the plan is to encourage
further development within these areas, to make the most
efficient possible use of existing major public infrastructure
investments and to prevent leapfrogging of development to areas
of the State premature for development. It is at the same time
the intent of the plan that development within these areas shall
be compatible with existing neighborhoods. -

Within growing suburbs, density and intensity standards shall
therefore respond to the following considerations:

a) Densities and dwelling unit types in residential development
in growing suburbs shall be at densities and of dwelling unit
types compatible with the existing urban fabric 1n these areas.

b) In order to encourage further private investment and
compatible development within the Growing Suburbs Tier, higher
densities than these. prevailing at present may be permitted in
planned unit developments on parcels of sufficient size to
assure that such higher densities can be accommodated without
significantly changing the character of existing neighborhoods.



Tier 4 Freestanding Towns

Freestanding towns, while no longer economically independent,
represent a distinctive feature in the State's landscape and
afford opportunities for a particular scale of residential
environment. Typically, like the other Growth Tiers, Freestanding
Towns are served by a full array of community services with
additional unused capacity available. They are therefore able to
accommodate further growth in a fiscally efficient manner. In
order to protect the character of these towns as development
proceeds, density and intensity standards for this Tier shall
respond to the following considerations:

a) Future residential development in Freestanding Towns shall
be at densities and in dwelling unit types compatible with
existing densities and dwelling unit types in each Town.

b) Future residential development in Freestanding Towns shall
be limited by the existing and planned capacity of public
service systems.

c) The location and design character of future infill
development and development on the periphery of Freestanding
Towns shall be compatible with and supportive of the special
character of each of these Towns.

Tier 5 Planned Urbanizing Areas

With considerably more extensive undeveloped areas than the other
"growth”. tiers, and with either community services already in
place or approved, or immediate accessibility within a high
growth corridor, these areas have substantial potential for
future growth, and can accommodate such growth in an efficient
and fiscally sound manner. The design of the corridors as they
cross this tier will be particularly important to its successful
development. The abundance of large remaining undeveloped land
parcels in this tier permits and calls for overall design of
future growth within this Tier in order to achieve the most
beneficial and efficient patterns of development and of
supporting infrastructure. It is the intent of the Plan that the
overall pattern of development within Tier 5 be particularly
responsive to and supportive of major transportation facilities
and, most particularly, existing and proposed commuter rail lines
and stations. Both patterns and densities should be such as to
generate the highest possible use of commuter rail service.
Standards for density and intensity of use within Tier 5 must
therefore take into account the following considerations:
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a) Rapid transit and development supportive of rapid transit
will be encouraged in Tier 5. Reuse will be encouraged of
underutilized available rail rights-of-way for rapid transit.

b) Overall Corridor design and node designation shall be
carried out by a State-funded land management entity.

c) In corridors, medium to high residential densities will be
encouraged, with additional bonus densities conditioned. upon:

1) building at a designated node in accordance with a plan
developed by the State funded land management entity.

2) provision of a low and moderate income housing linkage,
to assure development of affordable housing near
employment centers.

3) development in. accordance with design standards
(pedestrian scale, mixed use, etc.)

4) institution of a traffic management system.

5) purchase of development rights for agricultural lands
in Tier 8

Tier 6 Future Development Area

Tier 6 includes all lands that are not presently served with
community services that have not been identified as being of
importance for either agricultural or conservation purposes.
Lacking community services, while other tiers with substantial
remaining development capacity have all such services availlable,
Tier 6 1s defined by the plan as premature for development, and
standards regarding density and intensity of use for this area
must be responsive to this definition.

a) Residential development in Future Development Areas shall be
in the form of mandatory clusters and rural estates.

b) In this policy area, residential use by right shall be at
densities determined by performance standards relating to water
quality impacts.

c) For the next 25 years clustering of dwelling units will be
encouraged on lots of a maximum of 1/2 acre or whatever lot
size 1s necessary to accept on site systems, with the remainder
of the land area retained in agriculture or open space, where
clustering is used, a maximum overall density of five dwelling
units per acre will be permitted.
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d) After 25 years, with extension of public services, the
remaining bulldout of these lands will be permitted at
densities compatible with Policy Area 5, Planned Urbanizing
Areas.

Tier 7 Agriculture Area

The intent of the plan with regard to Tier 7 1is to preserve
existing areas of agricultural use and value for such purposes,
and standards regarding density and intensity of use in this Tier
must be responsive to this intent.

a) In the Agricultural Area, residential use by right shall be
at densities sufficiently low to foster continued farming of
the land.

b) Landowners may sell the equivalent of one dwelling unit per
five acres of land to a State development rights bank, giving
up, thereby, their development rights for a period of 25 years.
Funding for the State development rights bank will be obtained
through a real estate transfer tax with minimum rates
applicable to Growth Areas 1 and 2, and linkage fees applicable
to commercial construction.

c) After 25 years development rights sold to the State
development rights bank will revert to the land-owner.

Tier 8 Conservation Area

The intent of the plan with regard to lands in Tier 8 is to
preserve such areas in so far as is possible from damage to their
sensitive environmental resources. In support of this intent,
densities are recommended to be governed by performance standards
related to. water quality. Lower residential densities may be
required in accordance with special environmental requirements of
portions of these areas.

INFRASTRUCTURE NEEDS
Infrastructure is addressed in terms of three categories.
a. Statewide
e b. On-site c.
Off-site
a* Statewide Infrastructure
1) In urbanized areas, State investment shall be focused upon: -

facilities improvements
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- funding of the Urban Development Corporation, which
shall be empowered to build low cost as well as
"affordable" housing

- construction of major urban amenities

- joint public-private investment

2) In corridors and Nodes, State investment shall be directed
to:

- mass transit improvements

- detailed planning and design and land management by
State funded development entities

3) State expenditures for major infrastructural improvements in
Tiers 6, 7 and 8 (Future Urbanizing, Agricultural and
Conservation) should be limited and state investment in such
areas should be directed to:

- acquisition of agricultural development rights
- open space and recreation management, and
- environmental preservation system

b. On-site Infrastructure

1) In Tiers 1, 2, and 3 (Urban Centers, Older Suburbs, and
Growing Suburbs), where needed, the State will intervene in
site assemblage, preparation and sale, and infrastructure
provision.

2) In Tier 5 (Planned Urbanizing), no public contribution shall
be made to cover costs of on-site infrastructure except for
structured and other parking and other mass transit
station-related costs in nodes.

3) In Tiers 4, 6, 7, and 8 (Freestanding Towns, Future
Urbanizing, Agricultural and Conservation Areas), no public
contribution shall be made to cover costs of on-site
infrastructure.

c. Off-Site Infrastructure

1) Public investment shall be provided for off-site
infrastructure in Tiers 1 and 2, Urban Centers and Older
Suburbs, and in Tier 3, growing suburbs.

2) In Tiers 4 and 5 (Freestanding Towns and Planned Urbanizing
Areas), developers shall contribute for all needs generated
excepting interstate and mass transit needs and existing
deficiencies.
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3) In Tier 5 (Planned Urbanizing Areas) developers shall

contribute to Mt. Laurel housing through a linkage system. An

incremental element of the housing will be permitted through

the purchase of agricultural development rights. Off-site

infrastructure policies applicable to Tier 5 shall be

prligable on any node anywhere corridor -that in Tiers 1, 2, 3,
or

4) In Tiers 6, 7, and 8 (Future Urbanizing, Agricultural and
Conservation Areas), no State support shall be provided to meet
the costs of off-site infrastructure except that assistance may
be provided to agricultural communities or historically or
culturally significant towns.
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Appendix D:

Office, Commercial and Industrial
Development With Preliminarg
Approval Since January 1, 1986
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Appendix E: -.

Estimates of Additional Population
Dwelling Units and Residential

Acres for Selected Counties, 1985-
2010
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Appendix F:

Estimates of Additional Total,
Commercial, Office and Industrial

Employment, Floor Area and Acres
for Selected Counties, 1985-2010
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Appendix G:

Population and Employment Growth
Under Alternative Futures
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Appendix H:

Population, Households,
Employment, Residential, and Non-
residential Acreage, On-site, Site-
related and Off-site Infrastructure
Cost Estimates for Alternative
Concepts
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